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Surveys  Cited 
in  this  Report 


A  number  of  public  opinion  and  consumer 
behavior  surveys  were  used  in  arriving  at  the  conclusions  con- 
tained in  this  study.  Of  these,  one  was  conducted  expressly 
for  the  report. 

The  Survey  of  Fields  Corner  Area  Shopping  Pat- 
terns was  conducted  between  January  and  March,  1979,  by 
the  City  of  Boston's  Office  of  Program  Development.  One 
hundred  sixty-four  telephone  interviews  were  completed  with 
residents  near  the  Fields  Corner  business  district.  The  inter- 
view's purpose  was  to  establish  residents'  shopping  patterns, 
their  perceptions  of  shopping  facilities  and  businesses  in  their 
neighborhoods,  and  their  preferences  for  new  shops  and  ser- 
vices. Residents  to  be  interviewed  were  selected  at  random 
from  the  January  1,  1978  "Police  Census,"  the  City  of 
Boston's    annual  listing  of  residents  seventeen  years  of  age 
and  older.  The  sample  represents  1  percent  of  all  the 
households  in  the  trade  area.  Each  interview  required  bet- 
ween twenty  and  thirty  minutes  to  complete. 

Additional  information  on  Fields  Corner/Dor- 
chester area  resident  attitudes  was  drawn  from  the  1978  City 
of  Boston  Community  Development  Survey.  This  citywide 
study  of  resident  attitudes  was  commissioned  by  the  Office  of 
Program  Development  and  conducted  by  Consensus,  Inc.,  of 
New  York. 

Other  surveys  cited  in  this  report  include:  The  Grif- 
fen  Report's  annual  survey  of  Boston-area  supermarket  sales 
(1979);  Discount  Store  News'  survey  of  Boston-area  discount 
store  customer  attitudes  (1979);  Gallup  Organization's  na- 
tional restaurant  survey  (1979);  Lebhar-Friedman  Research's 
Consumer  Attitude  Study  for  National  Home  Center  News; 
Discount  Merchandiser's  survey  of  national  discount  store 
trends  (1980);  and  the  National  Retail  Hardware 
Association's  survey  of  nationwide  industry  trends. 


I.  Summary  of  Findings 
and  Recommendations 


In  roughly  a  century  as  a  commercial  center,  Fields 
Corner  had  shown  remarkable  resilience,  surviving  economic 
downturns,  population  shifts,  and  changes  in  transportation 
technology'.  Today,  the  district  s  storefronts  are  virtually  100 
percent  occupied  and  accommodate  25  percent  more  businesses 
than  twenty  years  ago.  Fields  Corner  still  has  excellent  access, 
by  virtue  of  a  rapid  transit  station  and  two  major  arteries  cross- 
ing at  the  district's  center.  It  has  one  of  the  few  single-owner 
shopping  centers  in  Boston,  anchored  by  a  major  chain  super- 
market and  discount  department  store.  And  it  has  continued  to 
grow  as  a  financial  center,  today  claiming  five  banks  and  the 
banking  business  of  more  than  half  the  46,000  people  residing 
in  its  trade  area. 

Fields  Corner's  major  competition  for  convenience 
shopping  is  the  Morrissey  Boulevard  and  Neponset  Circle  area, 
which  serves  most  of  Dorchester  and  South  Boston  (more  than 
150,000  people).  Still,  Fields  Corner  retains  firm  control  over 
much  of  its  own  smaller  trade  area,  particularly  for  discount 
store  sales  and  banking.  Fields  Corner  has  been  less  successful 
in  competing  for  shares  of  the  food,  drug,  and  home  improve- 
ment markets. 

In  the  apparel  category,  it  competes  mainly  against 
downtown  Boston  and  the  South  Shore  Plaza  in  suburban 
Braintree.  It  depends  heavily  on  its  Bradlees  discount  store  for 
its  share  of  local  apparel  sales  (most  conspicuously  in  infants' 
and  children's  wear  and  women's  sportswear).  With  the  excep- 
tion of  the  Thom  McAn  shoe  store.  Fields  Comer's  apparel  and 
shoe  stores  capture  little  of  the  area's  clothing  purchases. 
Development  Recommendations 

Keys  to  further  development  in  the  business  district 
are  planned  public  improvement  by  the  City  of  Boston  and 
needed  interior  and  exterior  improvements  to  retail  space  in  the 
district.  Such  upgrading  of  Fields  Comer's  physical  facilities  will 
serve  as  a  useful  backdrop  to  the  following  principal  retail 
development  activities: 


Food — The  Purity  Supreme  supermarket,  one  of  the 
district's  two  major  anchors,  falls  considerably  short  of  its  sales 
potential,  primarily  serving  only  the  area's  lower-income 
households.  Merchandising  and  physical  improvements  are 
needed  to  capture  a  greater  share  of  the  area's  middle-income 
market.  Development  of  smaller  specialty  food  stores  (occupying 
the  district's  older  storefronts)  is  also  recommended. 

Drugs  and  Health  and  Beauty  Aids — Fields  Corner's 
two  small  pharmacies  serve  nearly  a  third  of  the  area  s 
households  for  prescriptions,  but  manage  a  mere  5  percent 
market  share  of  over-the-counter  health  and  beauty  aids  (H  & 
BA).  Some  expansion  of  these  stores  is  desirable  to  secure  their 
market  position.  A  new  discount  health  and  beauty  aids  store 
(but,  to  avoid  competition,  one  without  a  prescription  depart- 
ment) would  achieve  the  most  noticeable  increase  in  the 
district's  share  of  the  H  &  BA  market. 

Apparel — Gradual  expansion  in  the  number  and 
quality  of  apparel  and  shoe  stores  in  the  district  can  help  realize 
a  substantial  gain  in  Fields  Comer's  market  share.  Improvement 
in  all  categories  appears  justified,  including  infants'  and 
children's,  men's,  and  teenage  apparel,  and  off-price  apparel 
and  domestics. 

Restaurants — Although  Fields  Corner  has  a  number 
of  eating  and  drinking  places,  most  are  sandwich  or  carry-out 
operations  or  taverns.  Traffic,  employment,  and  population 
trends  suggest  favorable  conditions  for  developing  additional 
restaurants  in  the  business  district,  especially  seafood,  family, 
fast  food,  and  oriental  restaurants. 

Home  Improvement  Supplies — Despite  the  presence 
of  a  number  of  specialty  outlets.  Fields  Comer  fails  to  capture  a 
major  portion  of  the  area's  expanding  home  improvement 
market.  Short  of  attracting  a  well-stocked,  well-advertised  home 
center.  Fields  Comer  may  have  to  rely  on  expansion  and  better 
coordination  and  promotion  of  its  existing  specialty  stores,  in 
addition  to  filling  any  serious  merchandise  gaps. 
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9,037 
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Fields  Corner  Business  District  Development  Priorities 


Category/Store  Type 


No.  of  Existing 

Stores  in  Typical  Size    Development 

Fields  Corner      (square  feet)        Priority* 


Food 

Produce 

Meat/Poultry/Fish 
Delicatessen 
Health  Foods 
Bakery 
Elhnic  Foods 
Candy   Nuts 
Supermarket 


General  Merchandise 

Discount  Department  Store 
Variety/Convenience  Store 
5  and  10  cents  Store 
Sporting  Goods 
Catalog  Store 
Imports 


Drugs  and  Health  and  Beauty  Aids 

Drug  Store  i 

Cosmetics 

Health  and  Beauty  Aids 


Apparel 

Formal  Wear  (Rental) 

Unisex  Jeans 

Ladies  Readyto-Wear 

Children's  Wear 

Men's  Wear 

Family  Wear 

Children's  Shoes 

Family  Shoes 

Ladies'  Shoes 

Men's  and  Boy's  Shoes 

Maternitv 


Automotive 

Auto  Dealer 
Automotive  (TB&A) 


Eating  and  Drinking  Places 

Doughnut  Shop 
I(  e  Cream  Parlor 
Sandwiches/ Pizza/Carry  Out 
Tavern/Bar 
Restaurant  with  Liquor 
Restaurant  without  Liquor 
Fast  Food  (Chain) 


1,000-3.000 
1.000-1.500 
1,000-1,500 
1,000-1,500 
1,500-2.000 
1,000  4.000 
500  1,000 
15,000-30,000 
2,000-4,000 


20,000  + 
1,000-3,000 

3,000-10.000 
2.000-3.000 
4.000-5,000 
1,000-1,500 


2,000  15,000 

1.500-2,000 

1,500-10.000 


1.000  1.500 
1.000-1.500 
1.500-4.000 
1.500-3,000 
1,500-3.000 
1.500-4.000 
1.500-2.000 
1.500-4.000 
1.500-4.000 
1.500-3,000 
1,500-2,000 


7,000-10,000 
5,000  7.000 


500  1.000 
500-1.500 
1.000-2.000 
1,500-3,000 
2.000  7.000 
2.000  5.000 
2.500  5,000 


Category/Store  Type 


No.  of  Existing 

Stores  in 
Fields  Corner 


Typical  Siie    Development 
(square  feet)        Priority* 


Hardware/Home  Improvements/ 
Home  Furnishings 

Keys/ Locks 

1 

up  to  500 

4 

Curtains  and  Drapes 

1 

1,500-3,000 

4 

Furniture 

3 

4,000-15,000 

3 

Hardware 

1 

3,000-10,000 

4 

Appliances  and  Parts 

2 

3.000-4,000 

4 

Home  Center 

- 

10,000-20,000 

2 

Sewing  Machines 

1 

3,000-4,000 

3 

Yard  Goods/Sewing 

2 

2.000 

5,000 

4 

Floor  Coverings 

9 

2,000 

3,000 

4 

Radio/TV/Hi  Fi 

- 

1.500 

3,000 

2 

Paint  and  Wallpaper 

1 

1.000 

3,000 

2 

Lawn  and  Garden 

- 

1.500 

2,000 

2 

Housewares 

- 

1.500 

2,000 

2 

Luggage 

- 

1.500 

2,000 

3 

Domestics/Sheets  and  Towels 

- 

2.000 

5,000 

2 

Other  Retail 

Hobbies 

- 

1.000-1.500 

2 

Arts  and  Crafts 

- 

1.000 

1,500 

3 

Books  and  Stationery 

- 

1.000 

1.500 

3 

Flowers 

1 

1,000 

1.500 

4 

Jewelry 

1 

1.000 

1.500 

3 

Toys 

- 

1.000- 

0,000 

2 

Records  and  Tapes 

- 

1.000 

5,000 

2 

Tobacco 

1 

500 

1,000 

3 

Camera 

- 

1.000 

1,500 

3 

Pets 

2 

1,500 

2,000 

3 

Cards  and  Gifts 

1 

1,500 

2.000 

3 

Liquor 

4 

2,000 

5.000 

5 

Wigs 

- 

500 

1.500 

3 

Banks 

Bank 

5 

2.000-3.000 

3 

Other  Consumer  Services 

Accounting/Tax  Services 

3 

500- 1.000 

Barber  Shop 

3 

500 

1.000 

Watch  Repair 

- 

500 

1.000 

Shoe  Repair 

- 

500 

1.000 

Finance  Company 

- 

1.000 

1,500 

Beauty  Parlor 

5 

1.000 

1,500 

Music/Dance  Studio 

- 

1.000 

1,500 

Dry  Cleaner 

4 

1.500 

2,000 

Coin  Laundries 

1 

1.500 

2,000 

Figure  Salon 

- 

2.000 

4,000 

Cinema 

1 

7.000-15.000 

Bowling  Alley 

1 

15.000-25.000 

Arcade/Amusement  Center 

- 

3.000-4.000 

TV/ Radio  Repairs 

1 

500 

2,000 

•Explanation  of  Development  Priorities: 

1  Development  essential  to  the  successful 
revitalization  of  the  business  district 

2  Demonstrated  demand  for  additional  stores 

3  Development  of  new  stores  possible;  should  be 
evaluated  on  a  case-by-case  basis. 

4  Insufficient  demand  to  justify  development  of 
new  stores  without  jeopardizing  existing 
establishments.  However,  expansion,  improve- 
ment, or  occasionally  replacement  of  existing 
stores  may  be  warranted. 

5  Development  of  additional  stores  should  be 
discouraged.  Contraction  in  the  number  of 
establishments  may  be  needed  to  achieve  long- 
term  stability. 


Fields  Corner  Trade  Area 


II.  The  Fields  Corner 
Trade  Area 


The  Fields  Corner  trade  area  is  entirely  within  the 
Dorchester  neighborhood  of  Boston  and  stretches  from  Col- 
umbia Road  on  the  ^vjst  to  Morrissey  Boulevard  on  the  east, 
and  from  Savin  Hiii  Avenue  on  the  north  to  Codman  and 
Peabody  Squares  on  the  south.  The  area  includes  all  or  part 
of  Dorchester's  Codman  Square,  Pope's  Hill,  Meetinghouse 
Hiil,  and  Fields  Corner  sub-neighborhoods.  The  tradf  area's 
estimated  1980  population  is  just  over  46, COO. 

Historically,  Fields  Corner  has  experienced  a  pat- 
tern of  development  not  unlike  that  of  other  Boston 
neighborhoods.  Its  origins  can  be  traced  to  the  extension  of 
the  city's  streetcar  lines  during  the  1890s  which  led  to  rapid 
residential  development  and  to  commercial  activity  intended 
to  serve  the  newly  arriving  residents.  Strip  development  oc- 
curred along  major  streets  and  intersections  to  provide  ser- 
vices both  within  walking  distance  of  most  residences  and 
convenient  to  the  public  transportation  system.  Development 
of  this  type  assured  healthy  commercial  activity. 

After  World  War  II,  new  trends  set  in  motion  by 
highway  construction,  widespread  automobile  ownership, 
and  the  availability  of  government-insured  mortgages  dealt  a 
severe  setback  to  Fields  Corner.  Many  of  Fields  Corner's 
middle-class  residents  perceived  the  better  life  to  be  in  the 
suburbs,  and  chose  single-family  fiomes  and  drive-in  shop- 
ping centers  over  urban  neighborhood  living. 

However,  Fields  Corner  has  managed  to  maintain  a 
fairly  healthy  business  climate  throughout  the  various  cvcles 
in  its  history,  and  despite  stiff  competition  from  surrounding 
centers.  In  recent  years,  population  and  transportation 
trends  have  enhanced  Fields  Corner's  market  potential. 
Younger  families  who  might  otherwise  have  gone  to  the 
suburbs  are  buying  homes  in  the  neighborhoods  around 
Fields  Corner,  where  housing  and  transportation  costs  are 
lower  than  they  are  outside  the  city. 


Demographics 

The  1980  population  estimate  for  the  Fields  Corner 
trade  area  (46,008)  represents  a  drop  from  the  level  recorded 
during  the  1970  Census,  but  not  a  very  large  one  (less  than  4 
percent).  However,  this  population  seems  to  have  chaiiged 
during  the  decade.  Fields  Corner  residents  today  tend  to  be 
somewhat  better  educated  and  held  down  higher-skilled, 
better-paying  jobs  than  the  residents  of  ten  years  ago.  The 
1S78  Consensus,  Inc.  suney  of  residents'  attitudes  found  the 
Fields  Comer/Dorchester  area  to  be  strong  in  terms  of 
neighborhood  pride  and  confidence.  Only  a  small  proportion 
(16  percent)  of  residents  there  thought  it  likely  that  they 
would  move  from  the  area  within  three  years.  Two  of  three 
residents  (higher  than  the  citywide  average)  stated  they  held 
a  "great  deal"  of  pride  in  their  neighborhood. 

Sub-neighborhoods 

The  Fields  Corner  sub-neighborhood  spreads  east 
and  west  of  the  Fields  Corner  business  district.  The  western 
section  has  undergone  major  racial  transition  without  major 
problems,  while  Fields  Corner  East  contains  few  minority 
residents.  Though  generally  stable  now.  Fields  Corner  West 
has  experienced  some  scattered  foreclosures  and  abandon- 
ment, especially  near  Bowdoin  Street  and  Geneva  Avenue. 
The  area  contains  a  large  proportion  of  one-  and  two-family 
homes,  vet  has  a  higher  population  density  and  lower-income 
level  than  Fields  Corner  East. 

Meetinghouse  Hill  is  Dorchester's  most  developed 
section     79  percent  of  the  housing  there  is  contained  in 
structures  of  three  or  more  units.  This  sub-neighborhood  is 
experiencing  significant  population  turnover  with  an  influx 
of  Spanish-speaking  families  in  the  western  sections.  Some 
deterioration  in  the  housing  stock  is  being  offset  by  targeting 
of  a  number  of  government  rehabilitation  incentive  programs 
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Source:  City  of  Boston 

(including  Homesteading  and  the  "312"  loan  program),  and 
also  by  some  well-publicized  private  rehabilitation  projects, 
including  conversions  of  "triple  deckers"  (three-family 
houses)  into  condominiums. 

Codman  Square,  in  the  southwestern  part  of  the 
trade  area,  has  seen  significant  changes  in  the  past  twenty 
years.  The  eastern  section  has  remained  a  well-maintained, 
above-average-income  area  during  racial  transition;  in  fact, 
in  the  past  few  years  home  prices  have  risen  dramatically, 
reflecting  an  influx  of  upwardly  mobile  younger  families. 
Meanwhile,  the  western  part  of  Codman  Square  has  ex- 
perienced housing  abandonment.  Codman  Square  West  also 
has  experienced  the  sharpest  changes  in  population  of  any 
area  in  Dorchester  between  1960  and  1980:  the  black 
population  rose  from  1  percent  to  53  percent  and  the 
Hispanic  population  also  gfrew.  Among  parts  of  Dorchester, 
the  area  has  the  highest  proportion  of  children  and  the 
lowest  proportion  of  long-term  residents. 

Pope's  Hill,  in  the  southwest  part  of  the  trade  area, 
is  a  predominately  white,  middle-income  area.  Most  of  the 
housing  stock  is  one-  and  two-family  dwellings  and  is  well- 
maintained. 


Public  Investment 

During  the  1970s  a  major  public  construction  pro- 
gram by  the  City  of  Boston  was  undertaken  in  Dorchester, 
with  $48  million  expended  between  1970  and  1977.  A 
primary  emphasis  of  the  program  was  school  facilities,  to 
make  them  more  suitable  for  contemporary  education,  useful 
more  hours  of  the  day,  and  equipped  to  provide  a  broader 
range  of  activities  to  serve  all  ages.  Five  schools  have  been 
constructed  or  completely  renovated  at  a  cost  of  $35  million. 
Over  $1  million  has  been  spent  to  provide  major  improve- 
ment at  parks  and  playgrounds.  Police  District  11  has  a  new 


station  and  new  libraries  were  constructed  at  Fields  Corner 
and  Codman  Square.  The  investment  of  city  money  helped 
Dorchester  House  secure  federal  funding  for  a  new,  full- 
service  community  center.  In  addition,  16  miles  of  streets,  11 
miles  of  sidewalks,  and  10  miles  of  sewer  and  water  lines 
were  reconstructed. 


Income  Levels  of  Area  H 
by  Length  of  Residence 


New  Residents 
(less  than  five  v 


Source:  City  of  Boston 


Old  Residents 
(more  than  5  years) 


Recent  public  investment  in  housing  in  the  Fields 
Corner  area  includes  317  units  of  elderly  housing  built  by  the 
Boston  Housing  Authority  in  the  past  decade.  Also.  319 
privately  constructed,  subsidized  elderly  units  have  been 
completed  since  1978,  with  an  additional  203  slated  for  com- 
pletion by  the  end  of  1981. 

As  of  June,  1980,  2,092  cases  in  the  city's  Housing 
Improvement  Program  had  been  completed  in  the  Fields 
Corner  area.  This  program  provides  cash  rebates  to  residents 
who  rehabilitate  owner-occupied  dwellings. 


Fields  Corner  Trade  Area 

Demographic  Information 


Population  1970  (Actual) 

Primary  trade  area     25,229 

Secondary  trade  area 22,689 

Total  trade  area 47.947 


1980  (Estimated) 

Primary  trade  area 23.889 

Secondary  trade  area 22,119 

Total  trade  area 46,008 


III.  The  Fields  Corner 
Business  District 


Dorchester's  Fields  Corner  business  district  lies  at 
the  intersection  of  Dorchester  Avenue  and  Adams  Street, 
rhese  two  thoroughfares  along  with  Geneva  Avenue,  carrv  a 
large  volume  of  automobile  traffic  into  Fields  Corner   up 
wards  of  25,000  cars  every  day.  Also,  Fields  C^orner  is  served 
by  the  MBTA  s  Red  Line,  a  rail  rapid  transit  line,  and  five 
bus  routes. 

The  Fields  Corner  Shopping  Center,  at  Park  Street 
and  Geneva  Avenue,  contains  the  business  district  s  anchor 
lenants:  a  Bradlees  discount  store  and  a  Purity  Supreme 
supermarket.  In  addition,  the  center  has  nine  other  tenants 
which,  together  with  the  two  major  stores,  covers  about 
9.5,000  square  feet  of  floor  area   about  half  the  business 
district's  ground  floor  space.  The  two  anchor  stores  account 
for  over  70,000  square  feet  between  them.  The  shopping 
center  is  served  by  389  parking  spaces. 

Adjacent  to  the  shopping  center  at  the  southern 
end  of  the  business  district  are  the  Doherty  and  Gib.son 
playgrounds  and  playing  fields.  At  the  northern  end,  at  the 
intersection  of  Dorchester  and  Adams,  are  three  banks.  Be 
tween  these  two  boundaries  lies  the  retail  area;  storelronts 


line  both  sides  of  Dorchester  Avenue,  interrupted  onlv  bv  the 
Fields  Corner  MBTA  station  and  tracks. 

Fields  Corner  is  also  the  site  of  the   "Kit'   Clark 
Senior  Center  which,  since  opening  in  1979,  has  attracted 
some  400  users  and  employees  daily  to  the  business  district. 

Fields  Corner  Shopping  Frequency 
At  least  weekly 


38% 


38% 


Source:  Citv  ul  hosiu 


Fields  Corner  Trade  Area  Residents 

■What  They  Dislike  About 
Fields  Corner 


Fields  Corner  Trade  Area  Residents 

What  They  "Value  Most  About 
Fields  Corner 


Fields  Corner  Trade  Area  Reside 

Fields  Corner  Businesses 
Most  Often  Used 


%  of  Mentions 


'  of  Mentions  By  Store  Type 


'  of  Responses 


Physical  Conditions 

Nothing 

Safety 

People  hanging  out 

Traffic 

Quality,  range  of  busin' 

Bars 

Parking 

Other 

Source;  City  of  Boston 


28 

Nothing 

19 

Convenience  (by  foot) 

18 

Stores  (generally) 

9 

Bradlees 

4 

Purity  Supreme 

3 

Particular  Restaurant 

2 

Particular  Store 

2 

Bank 

15 

Theatre 

Library 

Source:  Citv  of  Boston 


30 

Discount  Department  Store 

27 

17(12) 

Grocery  Store/Supermarket 

24 

15 

r>  &  10  Cents  Store 

5 

13 

Woman's  Apparel  Store 

5 

11 

Shoe  Store 

5 

4 

Drug  Store 

4 

4 

Restaurant 

3 

3 

Fabric/Yarn  Store 

2 

2 

Jewelry  Store 

2 

2 

Children's  Clothing  Store 

2 

Bank 

2 

By  Store  Name 


Bradlees 
Purity  Supreme 
Woolworth's 
Thorn  McAn 
Liggett/Rexall 
Peerless  Market 
Hi-Fi  Pizza 
Bradlees  Fabric 


Source:  City  of  Boston 


Fields  Corner  MBTA  Ridership 

The  Fields  Corner  MBTA  station  daily  serves  more 
than  4.500  riders,  mostly  commuters  making  the  trip  be 
tween  residence  and  workplace,  demographically,  these 
riders  earn  varied  incomes  and  come  from  households  of 
varied  size;  thus,  they  are  indicative  of  the  trade  area  as  a 
whole.  Although  one-third  of  these  riders  arrive  at  the  transit 
station  by  bus  or  streetcar,  almost  60  percent  walk  there. 
Those  who  do  walk  constitute  a  potential  market  for  mer 
chants  on  the  blocks  surrounding  the  station.  Particularly  at- 
tractive uses  for  this  commuter  market  include  newsstands, 
dry  cleaners,  florists,  food  stores,  shoe  repair,  photoprocess 
ing,  doughnut  and  coffee  shops,  etc. 


Fields  Corner  MBTA  Rapid  Transit  Ridership 


Inbound   Outbound      Total 


Boarding  at 
Fields  Corner 


Alighting  at 
Fields  Corner 


4.488 


Trends 

Vacancies  are  only  a  minor  problem  in  Fields  Cor- 
ner, occurring  infrequently  and  usually  being  quickly  reoc- 
cupied.  The  district  remains  a  strong  draw  for  residents  of 
the  area  (54  percent  of  respondents  to  the  city's  survey  say 
they  shop  there  more  than  once  a  month),  and  it  has  strong 
anchor  tenants  in  the  Purity  Supreme  supermarket  and  the 
Bradlees  discount  store.  These  two  outlets  are  the  most 
popular  stores  in  Fields  Corner,  named  by  a  combined  49 
percent  of  residents  as  the  stores  they  visit  most  frequently. 

The  general  pattern  of  retail  uses  has  changed 
somewhat  in  Fields  Corner  in  the  past  twenty  years.  The 
number  of  occupied  storefronts  rose  almost  25  percent  in 
that  time,  with  the  greater  part  of  the  increase  being  made 
up  of  drinking  places  and  institutional  and  services  uses. 
Meanwhile,  the  number  of  shoppers  goods  (apparel,  fur 
niture,  etc.)  stores  remained  about  the  same. 


Source:  Massachusetts  Bay  Transportation 
Authority 


Fields  Corner  Business  Districl 

Ground  Floor  Space  By  Retail  Category 


Category 


%  of 
Ground 
t>  Outlets     Floor  Space 


Food 

General  Merchandise/ 

Department  Stores 
Variety  Stores 
Drug  Stores 
Apparel 
Hardware /Home 

Improvements/ 

Furniture 
Automotive 
Eating  &  Drinking 
Miscellaneous  Retail 
Banks 
Other  Service  & 

Institutional  Uses 
Vacancies 


Fields  Corner  Trade  Area  Residents 

Who  Currently  Shops  In  Fields  Corner 

Frequency  of  Shopping 
At  Least  Less  Than 
Monthly        Monthly 

%      '  %      ' 


White 
Black 


Age  of  Respondent 


Frequency  of  Shopping 
At  Least  Less  Than 
Monthly       Monthly 


An  Adult  Home  During  Day 


Under  $5,000 

71 

29 

No 

55 

$5,000  •  $10,000 

58 

42 

Yes.  without  car 

70 

$10,000  -  $20,000 

59 

41 

Yes.  with  car 

56 

Over  $20,000 

56 

44 

Household  Members  Under  20 


Yes 

No 


Length  of  Residence 


Total  97  100 

Source;  City  of  Boston 

Fields  Corner  Trade  Area  Residents 

Current  Frequency  of  Shopping  In 
Fields  Corner 


%  of  Responses 


Several  times  a  week 

Once  a  week 

A  couple  of  times  a  mon 

Once  a  month 

Less  than  once  a  month 

Source:  City  of  Boston 


18-29 
SO-59 
60  + 


Housing  Tenure 


Owns 
Rents 


73 

27 

Less  than  5  years 

75 

25 

57 

43 

More  than  5  years 

57 

43 

62 

38 

Likes  to  Combine  Food  Shopping 
With  Other  Shopping 


Source:  City  of  Boston 


Household  Size 


59 

41 

One  or  two 

63 

37 

66 

34 

Three  or  four 

55 

45 

Five  or  six 

73 

37 

Seven  or  more 

56 

44 

Travel  to  Food  Store 


Drives 
Doesn't  Drive 


FIELDS  CORNER 
24-Hour  Traffic  Volumes 


IV.  Food  Stores 


The  importance  of  food  stores  in  a  neighljorhood 
business  district  like  Fields  Corner  stems  from  the  typical  trc 
t|uency  of  the  food  shopping  trip  (for  most  households  as 
often  as  once  a  week  or  more  and  the  tendency  to  hase  oihei 
shopping  around  it.  A  key  to  Fields  Corner's  developmcnl 
strategy,  therefore,  must  be  to  maximize  the  district's  share 
of  local  food  expenditures. 

The  F'ields  Corner  business  disiritt  t  urreruly  ap 
pears  to  capture  less  than  a  third  of  trade  area  residents 
grocery  expenditures,  primarily  through  the  district  s  I'urilv 
.Supreme  outlet.  In  the  City  of  Boston's  1979  survey  ol  shop 
ping  patterns  27  percent  of  respondents  in  the  Fields  C'orner 
trade  area  said  the  Purity  .Supreme  outlet  in  Fields  Cromer 
was  their  primary  grocery  shopping  location.  In  conlrasi.    10 
percent  said  they  shopped  most  often  at  one  ol  the  lood 
stores  in  the  Morrissey  Boulevard/  Nejjonset  Circle  (orridor 

In  all.  about  half  of  residents'  food  expenditures 
are  mafic  outside  the  trade  area.  Despite  the  magnitude  ol 
this  loss,  a  lack  of  buildable  land  and  the  proximity  ol  <  oni 
peting  stores  may  not  permit  construction  of  an  additional 
su()ermarket  in  Fields  Corner.  However,  the  introduclion  ol 


smaller  outlets.  su(  h  as  specialtv  ff)od  stores,  (ould  iccapliirc 
some  of  the  lost  food  sales.  Another  step  necessars  lo  keep  oi 
increase  Fields  Corner's  market  share  is  upgrading  (he 
district's  Purity  Supreme  supermarket. 


Industry  Profile 

The  last  major  revolution  in  retail  food  distribution 
was  in  the  1930s  when  the  corner  grocery  store  gave  birth  to 
the  supermarket,  with  its  lower  prices  and  greater  product 
selection.  Since  that  time,  change  in  the  food  industry  has 
occurred  more  slowly.  Gradually,  the  small  corner  store  has 
seen  its  share  of  the  market  dissipate  to  the  point  where  its 
functions  are  specialized  and  few  people  rely  on  it  for 
general  food  shopping.  The  corner  store  has  instead  become 
a  source  of  stop-gap  items  between  trips  to  the  supermarket 
and  a  place  to  shop  when  the  larger  stores  are  closed. 

Another  change  has  been  the  increasing  importance 
of  major  chains  in  the  distribution  of  groceries.  In  the  early 
years,  the  larger  companies  based  their  growing  business  on 
urban  stores.  But  with  the  develojunent  of  suburban  markets 


Combines  Food  Shopping  with 
Shopping  for  Other  Goods 


Fields  Corner  Food  Shoppers 


How  Residents   I  ravel  to 
Food  Stores 


161% 


5S% 


:i8% 


Source:  City  of  Boston 


Bus/Subway 


n4% 


^3% 

Source:  City  of  Boston 


after  World  War  II,  they  expanded  their  operations  outside 
the  cities.  Eventually,  the  chains  found  the  suburbs  more 
profitable  and  began  to  close  many  of  their  city  outlets, 
typically  ones  smaller  than  their  newer,  suburban-type  stores. 
In  one  lOsquare  mile  area  of  Boston,  for  example,  the  num- 
ber of  supermarkets  declined  from  sixteen  to  nine  between 
1970  and  1975.  Similarly,  Washington,  D.C.  lost  one-third 
of  its  supermarkets  from  1968  to  1974,  while  Newark,  New 
Jersey,  saw  its  supply  of  supermarkets  cut  in  half  in  the  ten 
years  beginning  in  1967. 

This  trend  of  urban  disinvestment-at  least  where 
the  major  chains  are  involved-continues  today.  During  a 
nine-month  period  from  November,  1978,  to  July,  1979, 
Boston  experienced  nine  supermarket  closings.  All  but  one  of 
these  stores  had  been  owned  by  regional  or  national  grocery 
chains. 

Ironically,  such  reductions  in  urban  operations  have 
also  diminished  the  dominance  of  major  chains  in  the 
grocery  business.  Between  1940  and  1970,  the  chains'  share 
of  the  market  was  growing  so  fast  that  in  1971  the  U.S. 
Department  of  Commerce  forecasted  that  chains  would  cap- 
ture 75  percent  of  food  sales  by  1980.  It  does  not  appear 
that  this  figure  will  have  been  reached.  As  of  1977,  chains 
were  capturing  just  slightly  over  50  percent  of  national  food 
sales,  far  short  of  the  1980  projection.  And  though  indepen- 
dent stores  continue  to  generate  lower  average  sales  (the 
stores  are,  on  the  average,  smaller),  the  number  of  in- 
dependently owned  food  stores  in  the  United  States  increased 


by  740  during  1977,  while  the  number  of  chain  stores  fell  by 
320. 

The  presence  of  small  but  growing  chains  helps  to 
make  Boston  more  competitive  than  some  other  cities  where 
the  retail  food  market  is  still  controlled  by  a  small  number  of 
firms.  In  the  Boston  area,  no  company  controls  more  than 
12  percent  of  the  market,  and  the  top  ten  chains  account  for 
only  50  percent  of  metropolitan-area  food  sales.  This  is  a  far 
cry  from  the  Washington,  D.C.  area  where  two  chains  con- 
trol 63  percent  of  food  sales,  and  three  chains  capture  76 
percent  of  sales. 

In  fact,  competition  in  Boston  continues  to  inten- 
sify. According  to  the  Griffen  report.  Stop  &  Shop,  the  area 
leader,  experienced  a  drop  in  its  market  share  from  14  per- 
cent to  just  under  12  percent  between  1978  and  1979.  Dur- 
ing this  same  period,  its  lead  over  the  number  two  chain. 
Star,  decreased  from  almost  4  percentage  points  to  under  2. 
In  the  meantime,  the  top  ten  chains'  share  of  the  market  fell 
from  57  percent  to  50  percent. 

With  greater  ability  to  adapt  to  varying  neighbor- 
hood conditions,  management  assistance  from  their  whole- 
salers, and  frequently  lower  operating  cost  (they  are  often 
non-union),  the  independents  and  smaller  chains  clearly  will 
play  an  increasingly  important  role  in  Boston  food  retailing. 

Perhaps  the  best  indication  of  this  is  the  disposition 
of  the  eight  chain  food  stores  that  closed  during  1978-1979. 
Five  have  already  reopened  as  food  stores  under  independent 
ownership;  none  has  reopened  as  part  of  a  major  chain. 


Fields  Corner  Trade  Area  Residents 

Where  They  Shop  For  Food 


2nd 

2i 

nd- 

Store  Name 

Location 

Most  Often 

Most  Often 

Store  Name 

Location 

Most  Often 

Most  Often 

% 

% 

% 

% 

Purity  Supreme 

Fields  Corner 

27 

22 

Stop  &  Shop 

Neponsei  Circle 

5 

9 

Gallivan  Blvd 

7 

2 

Quincy 

3 

1 

Heartland.  West 

Roxbury 

2 

2 

Columbia  Road 

2 

1 

Other 

1 

0 

American  Legion  Highway 
Other 

2 

1 

0 
0 

Capitol 

Morrissey  Blvd 

22 

18 

Other 

1 

0 

Other  Stores 

Brother's.  Bowdoin  Street 
Peerless,  Fields  Corner 

2 
2 

2 

1 

Finast 

Freeport  Street* 

14 

22 

Other  Boston  Stores 

5 

7 

Other 

1 

4 

Other  Suburban  Stores 

2 

2 

Star 

Morton  Street 
River  Street 

2 
2 

2 
2 

•Closed  August.  1980 
Source:  City  of  Boston 

Downtown 

0 

2 

Other 

0 

1 

Fields  Corner  Trade  Area  Residents 

Primary  Food  Store  Location  By  Selected  Customer  and 
Household  Characteristics 


Location  of  Primarv 

Locatior 

1  of  Primarv 

Food  Store 

Food  Store 

Fields  Corner 

Morrissev  Blvd. 

Other 

Fields  Corner 

Morrissev  Blvd. 

Other 

Neponsct  Circle 

Neponsei  Circle 

% 

% 

% 

% 

% 

% 

By  Length  of  Residence 

26 

34 

41 

By  Housing  Tenure 

Less  than  5  years 

Owns 

24 

52 

25 

More  than  5  years 

28 

43 

29 

Rents 

32 

29 

39 

By  Store  Ownership  Preference 

By  Tr.iM  1   to   lood  Store 

Chain 

33 

33 

S3 

Drives 

15 

52 

34 

Independent 

15 

44 

41 

Doesn't  Drive 

48 

21 

31 

No  Preference 

27 

48 

25 

By  Loyal  to  One  Food  Store 

By  Primary  Discount  Store  Location 

Yes 

26 

37 

37 

Fields  Corner 

53 

27 

21 

No 

31 

38 

31 

Morrissey/  Neponsei 

2 

66 

32 

Other 

7 

16 

64 

By  Banking  Location 

_           Fields  Corner 

35 

43 

By  Age  of  Respondent 

23 

Morrissey /Neponsei 

8 

58 

33 

18-29 

25 

38 

38 

Other 

23 

41 

36 

SO  59 

29 

35 

37 

60  + 

26 

55 

18 

By  Food  Shopping  Time 

_           Weekdays 

25 

40 

By  Race 

35 

Weeknights 

28 

45 

28 

White 

27 

48 

26 

Saturdays 

32 

36 

32 

Blatk 

32 

5 

63 

with 

By  Income 

27 

38 

35 

Other  Shopping 

Under  $5,000 

Yes 

22 

51 

28 

$5,000  $10,000 

31 

39 

31 

No 

33 

30 

37 

$10,000-$20.000 

24 

43 

S3 

Over  $20  000 

13 

56 

31 

By  Household's  Weekly  Grocery  Expenditure 

Less  than  $60 

34 

34 

32 

More  than  $60 

19 

31 

50 

Source:  City  of  Boston 


Fields  Corner  Area  Food  Shopping  Patterns 

Residents  of  the  Fields  Corner  trade  area  who  cur- 
rently shop  for  food  in  the  neighborhood  business  district  ex- 
hibit far  different  characteristics  than  residents  who  shop 
elsewhere.  Those  residents  who  named  Fields  Corner  as  their 
primary  shopping  location  are  more  likely  to  earn  lower  in- 
comes, rent  rather  than  own  their  homes,  and  be  members 
of  minority  groups.  In  addition,  48  percent  of  trade  area 
residents  who  do  not  drive  to  the  food  store  patronize  the 
Purity  Supreme  outlet  in  Fields  Corner.  Residents  who  shop 
elsewhere,  conversely,  are  more  likely  to  own  homes,  drive  to 
grocery  stores,  and  earn  higher  incomes. 

The  tendency  of  the  Purity  Supreme  outlet  to  limit 
much  of  its  draw  to  low-income  and  black  shoppers  probably 
deprives  other  Fields  Corner  businesses  of  trade.  This  is 
because  (I)  substantial  segments  of  the  market,  especially 
higher-income  families,  are  currently  going  elsewhere  to  do 
their  food  shopping;  and  (2)  a  disproportionate  amount  of 
neighborhood  business  district's  patronage  results  from  food 
shopping  trips.  Those  groups  who  shop  most  frequently  at 
the  Fields  Corner  Purity  Supreme  are  also  those  groups  least 
likely  to  do  other  shopping  at  the  same  time  they  shop  for 
food.  In  fact,  black,  trade-area  residents  are  only  half  as 
likely  as  their  white  counterparts  to  fit  in  other  shopping 
with  food  store  visits.  Also,  those  who  don't  drive  to  the  food 
store  are  a  third  less  likely  to  combine  their  shopping  needs 
into  single  trips  than  those  who  drive. 

Food  Store  Perceptions 

Convenience  is  the  feature  attracting  most  trade 
area  residents  to  their  primary  shopping  location.  According 
to  the  city's  survey  of  shopping  patterns,  72  percent  of 


residents  who  patronize  the  Purity  Supreme  in  Fields  Corner 
named  convenience  as  their  store's  greatest  asset  (only  18 
percent  named  quality  and  a  mere  10  percent  named  prices). 
Those  residents  who  shop  outside  the  trade  area  are 
also  most  likely  to  name  convenience  as  their  store's  main  at- 

Cross  Shopping:  Fields  Corner  8c 
Morrissey  BIvd/Neponset  Circle 

Banks  and  Foodstores 


Fields  Corner 
Food  .Shoppers 


Banks  and  Discount  Stores 


Morrissey  Blvd/Neponsel  Circle 
Food  Shoppers 


To  Morrissey/  To  Fields 
Neponset  for  Corner  foi 
Banking  Banking 


Fields  Corner 
Bradlees  Shoppers 


Source:  City  of  Boston 


Morrissey  Blvd 
Bradlees  Shoppers 


Fields  Corner  Trade  Area 

Competing  Supermarkets 


Fields  Corner  Trade  Area  Residents 

Primary  Food  Store  Locations 


Major  Food  Chains' 
Estimated  Market  Shares,  1979 


Distance  From 

Fields  Corner 

Store 

Location 

(Miles) 

Purity  Supreme 

Fields  Corner 

Finast* 

Morrissey  Blvd 

.8 

Our  Market 

Codman  Sq 

.9 

Capitol 

Morrissey  Blvd 

,9 

Purity  Supreme 

Adams  Village 

1.2 

Stop  &  Shop 

Columbia  Rd 

1.2 

Stop  &  Shop 

Neponset  Circle 

1.4 

Star 

River  Street 

1.9 

Star 

Morton  Street 

1.9 

Hillside  Market 

Lower  Mills 

1.9 

•Closed  August 

1980 

Source:  City  of  Boston 

16 

Morrissey  BIvd/Neponsct  Circle 

Fields  Corner 

Lower  Mills/River  Street 

Morton  Street 

Downtown 

Other  Dorchester  Location 

Other  Boston  Neighborhood 

Suburban 


Source:  City  of  Boston 


%  of 
Responses 


Fields  Corner 

Greater 

Trade  Area' 

Boston^ 

Stop  &  Shop 

10 

12 

Star 

7 

10 

Finast 

14 

8 

A&P 

0 

1 

Purity  Supreme 

24 

6 

Capitol 

15 

2 

Others 

30 

61 

'Source:  City  of  Boston 
Source;  The  Griff  en  Report 


traction  (56  percent).  But  they  are  much  more  hkely  (26  per- 
cent) to  see  their  food  store  primarily  in  terms  of  low  prices. 
The  city  also  asked  those  residents  who  do  not  shop 
at  the  Purity  Supreme  store  in  Fields  Corner  why  not.  The 
respon.ses  again  reflect  a  desire  for  convenience,  In  descend- 
ing order  of  frequency,  the  answers  given  were  inconven- 
ience, undesirable  area,  high  prices,  poor  service,  poor  quali- 
ty, and  poor  appearance. 

Development  Recommendations 

Purity  Supreme-Of  the  two  major  chain  stores 
located  in  Fields  Corner  a  Bradlees  discount  store  and  Purity 
Supreme  food  store   Purity  Supreme  is  clearly  the  less  effec- 
tive in  drawing  customers  to  Fields  Corner.  Despite  their 
side-by-side  location,  a  greater  proportion  of  trade  area 
residents  patronizes  Bradlees  than  Purity  Supreme.  This  is 
true  even  though  the  Bradlees  faces  competition  within  its 
own  market  area  from  another  Bradlees  outlet  on  Morrissey 
Boulevard. 

In  fact,  Bradlees'  attractiveness  is  even  more  evi- 
dent among  higher-income  segments  of  the  trade  area 
population,  drawing  over  three  times  Purity  Supreme's 
market  share. 

This  disparity  should  be  reduced  by  improvements 
to  the  Purity  Supreme  to  meet  residents'  expectations  of 
selection,  appearance,  and  service. 

Specialty  stores-Smaller  specialty  food  stores  in- 
clude meat,  fish,  poultry,  vegetable  and  fruit,  cheese  stores, 
delicatessens,  and  bakeries.  These  outlets  are  typically  much 
smaller  than  grocery  stores,  and  could  fit  into  storefronts  in 
the  business  district.  They  are  often  more  expensive  than 


supermarkets,  but  appeal  to  all  segments  of  the  market  (in- 
cluding the  critical  middle-income  segments)  by  virtue  of 
their  wider  selection,  frequently  higher  quality  and  more 
specialized  merchandise.  Indicators  of  the  potential  of  such 
stores  are  the  wide  draw  of  the  meat  department  in  the  ex- 
isting Peerless  Market  and  the  growing  popularity  of  the 
Fields  Corner  Farmer's  Market,  an  outdoor  fruit  and 
vegetable  sale  which  operates  in  the  business  district  on 
Saturdays    during  summer. 

Market  .Shares 

Fields  Corner  Bradlees  vs. 

Puriiy  Supreme 

Income>$20,000 


50%l 


13% 


45% 
Those  Who  Drive  to  Food  Stores 


38% 


Bradlees 

Source:  Citv  of  Boston 


24% 


15% 


Purity  Supreme 


Fields  Corner  Trade  Area  Residents 

Shares  Of  The  Market 
Bradlees  Vs.  Purity  Supreme, 
Fields  Corner 


Fields  Corner  Trade  Area  Residents 

Reported  Reasons  For  Not  Shopping 
At  Purity  Supreme  In  Fields  Corner 


Fields  Corner  Trade  Area  Residents 

Food  Store  Appeal  By  Store  Location 


Bradlees     Purity  Supreme 

%  % 


Homeowners 
Income  over  $20,000 
Drives  to  Food  Store 


Inconvenient 

Undesirable  Area 

Expensive 

Poor  Service/Slow/Crowded 

Poor  Quality 

Dirty 


Most  Attractive  Feature 
of  Primary  Food  Store 

Location  of  Convenience    Quality       Prices 

Primary  Food  Store     %  %  % 


Fields  Corner 
Morrissey/ 
Neponset 
Other 


Source:  City  of  Boston 


Source:  City  of  Boston 


Source:  City  of  Boston 


Fields  Corner  Trade  Area  Residents 

Travel  to  Food  Stores 


Fields  Corner  Trade  Area  Residents 

Travel  Mode  and  The  Importance  Of 
Food  Store  Convenience 


Fields  Corner  Trade  Area  Residents 

Households  Most  Likely  To  Combine 
Food  Shopping  With  Shopping  For 
Other  Goods 


%  of  Mentions 


Drive 

Taxi 

Walk 

Bus/Subway 

Other 

Source:  City  of  Boston 


Fields  Corner  Trade  Area  Residents 

When  They  Shop  For  Food  By 
Travel  To  Food  Store 


Reason  Given  for  not 
Shopping  at  Purity 
Supreme  in  Fields  Corner 


All  Other 
Inconvenient      Reasons 
Travel  to  Food  Store  %  % 


Drives  37 

Doesn't  drive  59 


What  Would  Respondent 
Miss  Most  If  Primary 
Food  Store  Closed 


When  Household  Shops  for  Food 

Weekdays   Weeknights  Saturdays 

%  %  % 


All  Other 
Convenience      Answers 
Travel  to  Food  Store  %  % 


Travel  to  Food  Store 
Drives  56 

Doesn't  Dnve  73 

Source:  City  of  Boston 


Drives 
Doesn't  Drive 

Source:  City  of  Boston 


Combines  Food  Shopping 
With  Other  Shopping 

Yes  No 

%  % 


An  Adult  Home  During  Day 


63 

No 

35 

65 

41 

Yes. 

without  a  car 

52 

48 

Yes. 

with  a  car 

59 

41 

Black 
White 


Loyal  to  One  Food  Store 


Yes 
No 


Under  J5.000 

31 

69 

$5.000-$10.000 

54 

46 

$10,000-$20.000 

64 

36 

Over  $20,000 

44 

56 

When  Household  Shops  for  Food 


Weekdays 

Weeknights 

Saturday 


Travel  to  Food  Store 


Drives 
Doesn't  Drive 


Location  of  Primary  Food  Store 

Fields  Corner  30  70 

Morrissev  Blvd/ 
Neponset  Circle  53  47 


Source:  City  of  Boston 


VI.  Discount  Stores 


A  discount  store  has,  by  definition,  a  minimum  of 
10,0()()  square  feet  of  floor  area,  both  hard  and  soft  .goods 
departments,  and  a  cost  structure  below  that  of  a  conven 
tional  department  store.    The  stores  are  unique  in  retaihnt;; 
the  market  is  dominated  by  just  a  few  chains,  allowing  little 
room  for  small,  independent  operators.    The  stores  are  also 
huge,  averaging  70,000  square  feet  of  floor  area  and  taking 
advantage  of  bulk  buving  to  undercut  the  prices  of  other 
general  merchandise  retailers.    The  average  Boston  area 
household  spends  about  $600  a  year  in  discount  stores. 

,\s  of  December,   1978,  there  were  ninety  seven  dis 
count  stores  in  the  Boston  metropolitan  area.    Ibis  figure  was 
expected  to  rise  to  101   by  the  end  of  1979.  Each  store 
generates,  on  average,  $7.,')  million  in  sales  per  vear  and 
typically  serves  close  to  40,000  people. 

Fields  Corner's  discount  store,  a  Bradlees  outlet, 
appears  to  be  competing  effectively  within  the  trade  area, 
despite  another  Bradlees  store  nearby  on  Morris.sey 
Boulevard,  Overall,  trade  area  residents  are  twice  as  likelv  to 
shop  at  the  Bradlees  in  Fields  Corner  than  at  the  store  on 
Morrissev  Boulevard.  Based  on  the  citvs  survey  of  shopping 
patterns,  the  Fields  Corner  Bradlees  appears  to  draw  from 
all  sections  of  the  local  market,  although  it  is  particularly  at 
tractive  for  households  that  are  young,  black,  and  do  not 
drive  on  shopping  trips.  But  perhaps  most  importantly  this 
store  draws  from  all  income  groups  and  seems  to  attract  ex 
penditures  per  household  eijuivalent  to  the  Morrissey 
Boulevard  store. 

The  citys  survey  of  shopping  patterns  also  reveals 
that  the  Fields  Corner  Bradlees  attracts  both  black  and  white 
households  in  roughly  equal  proportions  (from  within  the 
primarv  trade  area).  Other  surveys  bv  the  citv  indicate  fur 
ther  that  the  store  also  penetrates  into  nearbv  markets  in  the 


western  Dorchester,  Roxbury,  and  Franklin  Field  areas.  It  is 
worth  noting  that  black  households  within  the  trade  area  are 
ten  times  as  likely  to  choose  the  Fields  Corner  store  as  thev 
are  to  patroni/e  the  Bradlees  on  Morrissev  Boulc\ard. 

Discount  Store-Food  Store  Cross  Shopping: 
Fields  Corner  &  Morrissev  BIvd/Neponset  Circle 


G?) 


Fields  Corner 
Bradlees  Shoppers 

Source:  Citv  of  Boston 


To  Morrissey  To  Fields 

Blvd  or  Corner  for 

Neponsct  food  shop 

Circle  for  pi"g 
food  shopping 


Morrissey  Blvd 
Bradlees  Shoppers 


The  Major  Chains 

.Mthough  a  number  of  other  discount  store  chains 
operate  in  the  Boston  area   inclutiing  Woolworth,  Caldor, 
King's  and  K  Mart  only  Bradlees  and  Zayre  have  at  all 
penetrated  the  Fields  Corner  market, 

Bradlees-Owned  by  Stop  &  Shop  Companies, 
Bradlees  dominates  the  trade  area;  its  Fields  Corner  and 
Morrissey  Boulevard  stores  serve  84  percent  of  area  residents. 

According  to  an  August,  1979,  survey  by  Discount 
Store  \'('ws.  Bradlees  is  dominant  in  the  Greater  Bosttm 
market  as  well,  being  named  by  40  percent  of  tho.se  surveyed 
as  the  chain  most  frequently  patronized.  In  the  Discount 
Store  ,\'ews  survey,  Bradlees  was  also  found  to  be  the  dis 


Fields  Corner  Trade  Area  Residents 

Discount  Store  Patronized 


Fields  Corner  Trade  Area  Residents 

Where  Garbage  Cans,  Laundry 
Baskets  Are  Purchased 


Fields  Corner  Trade  Area  Residents 

Where  Household  Supplies  Are 
Purchased  By  Location 


%  of  Mentions         By  Store  Type 


%  of  Mentions 


%  of  Mentions 


Bradlees 
Zayre 
Turnstyle 
King's 


Source:  City  of  Boston 


Discount  Stores 

Food  Stores 

Hardware  Stores 

Discount  Drug  Stores 

Health  and  Beauty  Aid  Stores 

Pharmacy 

Source:  City  of  Boston 


Fields  Corner 
Morrissey/  Neponset 
Other  Dorchester  Location 
Downtown  Boston 
Other  Boston  Location 
Suburban  Location 

Source:  City  of  Boston 


c'oum  slore  coming  closest  to  satisfving  customei   needs  ni  the 
Boston  area. 

The  study  measured  the  relative  importance  to 
shoppers  of  various  store  characteristics  and,  at  the  same 
time,  had  customers  note  the  discount  stores    performance  in 
each  category.  In  eight  of  tourtcen  categories  covered  hv  the 
survey.  Bradiees  was  the  top  discount  store.  Key  areas  ot 
superiority  were  found  to  be  availabihty  ot  sale  merchandise, 
store  environment,  cleanliness,  everyday  availablitv  of  mer 
c  handise,  and  quality  of  both  apparel  and  hard  lines  mer 
c  handise  (furniture,  appliance,  etc).  Bradiees  trails  Caldor 
,ind  K  Mart  in  everyday  prices,  however 


Zayre-Zayre  is  second  to  Bradiees  in  customer 
patronage  in  the  Fields  Corner  survey,  with  14  percent  of 
mentions.  According  to  the  Discount  Store  News  survey, 
Zayre  also  appears  to  be  running  second  to  Bradiees  in  the 
Boston  area  as  a  whole.  Forty-three  percent  of  respondents  in 
that  survey  said  they  shopped  at  Zayre  (compared  to 
Bradiees'  59  percent).  However,  Zayre  is  rarely  Boston  area 
customers'  first  store:  by  12  40  percent,  Zayre  trails  Bradiees 
as  the  store  shoppers  use  most. 

The  closest  Zayre  units  to  Fields  Corner  are  located 
in  Washington  Park  Mall  (Roxbury),  and  on  American 
Legion  Highway  (Roslindale) 


FieMs  Corner  Trade  Area  Residents 

Discount  Store  Location 

By  Selected  Customer  &  Household  Characteristics 

Discount  Store  Location 

Fields         Morrissey  Blvd. 
Corner       Neponset  Circle  O 


By  Age  of  Respondent 


18-29 
30-59 
60 -f 


By  Race 


White 
Black 


By  Income 


Under  $5,000 
$5,000 -$10,000 
$10,000  -  $20,000 
Over  $20,000 


By  Housing  Tenure 


Owns 
Rents 


By  Travel  to  Food  Store 


67 

22 

49 

40 

49 

46 

64 

32 

55 

S6 

37 

43 

50 

43 

Discount  Store  Location 

Fields  Morrissey  Blvd, 

Corner         Neponset  Circle 


By  Banking  Location 


Fields  Corner 

67 

26 

Morrissey  Blvd. /Neponset 

50 

42 

Other 

42 

44 

By  Store  Ownership  Preference 


Chain 

Independent 
No  preference 


By  Length  of  Residence 


Less  than  5  years 
More  than  5  years 


By  Likes  to  Combine  Food  Shopping 
With  Other  Shopping 


By  Household's  Weekly  Discount 
Store  Expenditure 


Other 

% 


50 

41 

9 

69 

24 

7 

50 

37 

13 

Drives 
Doesn't  Drive 


Less  than  $20 
More  than  $20 
Source;  City  of  Boston 


VII.  Apparel 


During  1980.  the  residents  of  the  Fields  Corner 
trade  area  will  spend  approximately  $14.5  million  or  $300 
per  capita-on  apparel,  shoes,  and  accessories.  About  40  per- 
cent of  these  expenditures  will  be  made  in  department  stores, 
primarily  in  Downtown  Boston  and  the  South  Shore  Plaza 
regional  shopping  center  in  suburban  Braintree.  Of  the  re- 
mainder the  largest  share  will  go  to  discount  stores,  prin- 
cipally the  Bradlees  outlets  in  Fields  Corner  and  on  Morrissey 
Boulevard.  The  balance  will  be  spent  largely  in  downtown 
and  suburban  specialty  stores. 

The  share  for  specialty  shops  in  Fields  Corner  will 
be  relatively  small.  The  Thom  McAn  shoe  store  in  the  Fields 
Corner  shopping  center  should  capture  between  5  percent 
and  10  percent  of  residents'  shoe  purchases,  while  the  re- 
maining half-dozen  shoe  and  apparel  stores  will,  together, 
account  for  only  an  additional  10  percent  or  less  of  the  com- 
bined apparel  and  shoe  market. 

Fields  Corner's  small  share  of  the  local  clothing 
market  is  attributable  both  to  well-established  general  shop- 
ping patterns  and  the  character  and  number  of  stores  in  the 
business  district.  Only  major  downtown  districts  and  large 
regional  shopping  centers  can  attract  the  mix  of  department 
stores  and  fashion  specialty  stores  which,  through  their  name 
brands  and  their  sheer  numbers,  allow  them  to  dominate  for 
comparison  apparel  shopping.  A  particular  attribute  of  these 
larger  shopping  complexes  arc  the  so-called  "new  wave" 
retailers  which  concentrate  on  a  limited  range  of  specialty 
merchandise  and  claim  a  strong  regional,  if  not  national. 


image;  thus  they  are  often  perceived  by  consumers  as  offer- 
ing superior  quality  and  value  for  money. 

Fields  Corner's  main  apparel  shopping  attraction, 
on  the  other  hand,  is  a  Bradlees  discount  store.  These  types 
of  stores,  as  a  general  rule,  appeal  to  shoppers  more  for  low 
prices  and  convenience  than  for  other  important  reasons 
(e.g.  quality  of  merchandise,  knowledgability  of  sales  clerks, 
quality  of  displays,  selection,  and  fashionability).  It  is  advan- 
tageous, however,  that  among  Boston-area  discount  opera- 
tions Bradlees  is  top-rated  among  customers  for  quality  of 
apparel. 

But  it  is  difficult  for  any  discount  store  to  compete 
head-on  with  specialty  stores  and  more  fashion-oriented 
general  merchandise  stores  for  customers  seeking  fashion  and 
high  quality  rather  than  low  prices.  Although  such  customers 
can  be  found  among  all  ages,  they  are  particularly  prevalent 
in  the  teenage  through  forty-four-year-old  age  bracket, 
which  is  not  only  the  most  fashion-conscious,  but  also  spends 
the  most  on  clothing.  To  capture  more  of  this  market  in  par- 
ticular Fields  Corner  needs  to  diversify  its  retail  apparel, 
shoe,  and  accessory  operations. 

The  most  compelling  evidence  that  Fields  Corner 
can  support  more  such  stores  (and  is  a  logical  location  for 
their  development)  is  that  it  already  can  claim  a  larger 
amount  of  space  devoted  to  shoe  and  apparel  sales  than  any 
other  center  in  the  southeastern  section  of  the  city. 
Nonetheless,  given  established  downtown  and  suburban  shop- 
ping patterns,  development  should  proceed  slowly,  capitaliz- 


Fields  Comer  Trade  .Area  Residents 

Location  Of  Most  Recent  Man's  Suit 
Purchase 


Fields  Comer  Trade  Area  Residents 

Most  Recent  Man's  Suit  Purchase 


Men's  Wear 

Sales  by  Type  of  Store,  U.S. 


By  Location 


%  of  Mentions 


%  of  Mentions 


Type  of  Store 


Market  Share 


Filene's,  Downtown  16 

Kennedy's,  Downtown  14 

Anderson-Little,  Quincy  12 

Jordan  Marsh,  Downtown  8 

Jordan  Marsh,  South  Shore  Plaza  4 

Bradlees,  Morrissey  Blvd  3 

Anderson-Little.  South  Shore  Plaza  3 

Sears.  Quincy  3 

Kennedy's.  South  Shore  Plaza  3 

Filene's.  South  Shore  Plaza  2 

Simon  &  Sons.  South  Shore  Plaza  2 

Other  33 


Downtown 

South  Suburban 

Fields  Corner 

Back  Bay 

Other  Boston  Neighborhoods 

Other  Suburban 


By  Store  Type 


Source:  City  of  Boston 


Department  Store 
Men's  Ready-to-Wear-Store 
Discount  Store 
Off-Priced  Clothing  Store 

Source;  City  of  Boston 


Men's  and  Boys'  Stores  32 

Department  Stores  29 

Discount  Stores  16 

Family  Apparel  Stores  12 

Misc.  General  Merchandise  Stores  6 

Mail  Order  2 

Variety  Stores  2 

Women's  Ready-to-Wear  Stores  1 


ing  on  obvious  strengths  and  opportunities.  For  example: 

Infants  and  Children's-Of  all  major  shoe  and  ap- 
parel categories,  this  is  least  fashion-oriented  and  perhaps 
the  market  segment  most  accessible  to  Fields  Corner 
retailers.  Already,  Bradlees  garners  a  substantial  share  of  the 
:  nd  reports  infants'  and  childrens'  wear  to  be  the 


top-performing  department  in  its  Fields  Corner  .store.  The 
under-five  age  group  is  expected  to  be  the  fastest  growing 
children's  population  segm.ent  through  the  year  2000. 

Teenage-In  the  1970  census,  children  through  the 
age  of  nineteen  comprised  almost  40  percent  of  the  Fields 
Corner  trade  area  population,  and  thus  they  represent  a 


•Shares  of  Apparel  Markets 
Women's  Dresses 


Women's  Shoes 


Source:  City  of  Boston 


Fields  Corner  Trade  Area  Residents 

Location  Of  Most  Recent  Woman's 
Dress  Purchase 


Fields  Corner  Trade  Area  Residents 

Most  Recent  Woman's  Dress  Purchase 


Fields  Corner  Trade  Area  Residents 

Location  Of  Most  Recent  Woman's 
Shoe  Purchase 


%  of  Mentii 


By  Store  Location 


%  of  Mentions 


Jordan  Marsh.  Downtown  Boston 
Filene's,  Downtown  Boston 
Bradlees,  Fields  Corner 
Bradlees,  Morrissey  Blvd 
Jordan  Marsh,  South  Shore  Plaza 
Kenley's.  Fields  Corner 
Filene's,  South  Shore  Plaza 
Sears.  Q_uincy 
Remick's,  Quincy 
Kennedy's.  Boston 
Sears,  Dedham 
Other 

Source:  City  of  Boston 


Downtown  Boston 

Fields  Corner 

South  Suburban 

Other  Boston  Neighborhood 

Back  Bay 

Catalog/Out  of  Town 

Other  Suburban 


By  Store  Type 


Department  Store 

Discount  Store 

Ladies'  Ready  to  Wear  Store 

Off-Price  Clothing  Store 

Other 

Source:  City  of  Boston 


Jordan  Marsh,  Downtown  14 

Filene's,  Downtown  13 

Thorn  McAn,  Fields  Corner  10 

Bradlees,  Fields  Corner  10 

Fayva.  Gallivan  Blvd  4 

Jordan  Marsh,  South  Shore  Piaza  3 

Sears,  Quincy  3 

Othe:  50 

Source:  City  of  Boston 

Women's  Wear 

Sales  by  Type  of  Store,  U.S. 


Type  of  Store 


Market  Share 


Department  Stores  35 

Women's  Ready-to  Wear  Stores  32 

Discount  Stores  15 

Family  Apparel  Stores  9 

Misc.  General  Merchandise  Stores  6 

Variety  Stores  3 

Mail  Order  2 


large  part  of  the  apparel  market.  Fields  Corner's  advantages 
in  serving  this  market  are  superior  ability  to  respond  to  local 
fashion  trends,  plus  area  teenagers'  limited  access  to  cars  for 
shopping. 

Responsiveness  to  fashion  trends  is  crucial  due  to 
the  style-consciousness  of  this  population  group.  In  the  early 
teen  vears  a  subtle  change  often  occurs  in  a  family's  clothing 
shopping  patterns,  when  children  begin  to  take  responsibility 
for  purchasing  their  own  clothes  and  begin  to  emphasize 
greater  stylishness.  The  implications  of  this  change  can  be 
seen  in  the  marked  shift  from  buying  their  clothes  in  dis- 
count stores,  where  price  is  key,  to  purchasing  them  in 
department  and  specialty  stores  which  promote  name  brands 
and  high  fashion.  One  study,  in  fact,  found  that,  nationally, 
teenage  girls  purchase  less  than  10  percent  of  their  clothing 
in  discount  stores. 

Off-Price  Apparel  and  Domestics-Demographic 
trends  reveal  the  growth  in  the  Fields  Corner  area  of  vounger 
families  with  children  and  young  households  with  high  in- 
comes (many  with  two  wage  earners).  Development  of  off- 
price  apparel,  shoe,  and  domestics  (linens,  towels,  etc.) 


stores-selling  name-brand  merchandise  at  much  reduced 
prices-will  be  attractive  to  these  and  other  households  in  the 
trade  area.  Examples  of  Boston-area,  off-price  stores  are 
Marshall's,  T.J.  Maxx,  Bed  &  Bath,  Hit  or  Miss,  Fashion 
Avenue,  Gentlemen's  Wearhouse,  and  the  Casual  Male.  As  a 
rule,  the  closest  locations  for  stores  selling  off-priced  soft 
goods  are  Quincy  Center  (five  miles  from  Fields  Corner)  and 
Downtown  Boston. 

Moderatelv  Priced  Men's  Wear-National  data  sug- 
gets  that,  on  the  average,  males  are  only  half  as  fashion- 
involved  as  females;  thus,  the  local  men's  wear  market 
should  be  somewhat  more  accessible  to  Fields  Corner 
businesses  than  the  women's  market.  Fields  Corner  fails, 
however,  by  capturing  even  less  in  men's  apparel  sales  than 
in  women's. 

This  imbalance  can  be  redressed  in  part  by 
development  of  off-price  apparel  stores  as  noted  above.  In 
addition,  men's  wear  stores  which  promise  both  good  quality 
and  good  value  should  be  stressed.  Appropriate  models  are 
such  well-known,  Boston-area  retailers  as  Anderson-Little, 
Milton's,  and  Kennedy's. 


fields  Corner   IVade  .-Vrea  Residents 
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Girls',  Boys'  8c  Infants'  Wear 
Sales  by  Type  of  Store,  U.S. 


By  Store  Type 

%  of  Mentions 

Department  Store 
Low -Priced  Shoe  Store 
Mid-Priced  Shoe  Store 
Discount  Store 
High-Priced  Shoe  Store 

36 
22 
18 
16 

7 

By  Store  Location 

Downtown  Boston 

South  Suburban 

Fields  Corner 

Other  Boston  Neighborhood 

Other  Suburban 

Out  of  Town/Catalog 

Source:  City  of  Boston 


Boys'  Wear  (2-15  years  of  age) 

r.irU'   Wpar  ^9.11^   upar.;  of  aoe\ 


of  age) 


Girls'  Wear  (215  years  of  age) 
Children's  Wear  (under  2  yrs  of  age) 


Source:  Fairchild  Market  Research  Division 


Type  of  Store 

Market  Share 

% 

Discount  Stores 

31 

Department  Stores 

24 

Family  Apparel  Stores 

10 

Women's  Readv-to-Wear 

Stores 

9 

Children's  &  Infants'  Wear  Stores 

8 

Misc.  General  Merchandise  Stores 

8 

Men's  and  Bovs'  Stores 

7 

Variety  Stores 

2 

.Mail  Order 

2 

Teenage  Girl  Apparel  Purchases 
By  Store  Type,  U.S. 


Sleep  wear 


SpK>rtswear 


Department  Store 

51 

Boutique/Specialty 

35 

Discount  Store 

4 

Variety  Store 

S 

Mail  Order 

2 

Other 

4 

Source:  Seventeen  Magazine 


VIII.   Banking 


Fields  Corner  continues  to  function  as  a  major 
neighborhood  banking  center,  with  two  commercial  banks, 
two  savings  banks,  and  one  cooperative  bank.  In  the  city's 
survey  of  shopping  patterns,  over  half  the  respondents  in  the 
Fields  Corner  trade  area  said  they  bank  in  the  business 
district.  This  represents  an  unusually  large  share,  given  the 
tendency  for  people  to  bank  where  they  work  rather  than 
where  they  live  or  shop,  and  probably  reflects  a  relatively 
small  downtown  workforce  residing  in  the  neighborhood. 

In  addition,  of  all  retail  categories  studied.  Fields 
Corner  is  most  successful  in  competing  with  the  Morrissey 
Boulevard/Neponset  Circle  corridor  for  banking  business.  By 
a  three-to-one  margin  trade  area  residents  choose  a  bank  in 
Fields  Corner  over  one  in  the  Morrissey/ Neponset  area. 

Location  Criteria 

The  key  to  virtually  any  modern  banking  location  is 
convenience.  Most  banks  are  located  where  people  work. 
Other  banks  are  located  where  people  live,  or  where  people 
shop.  Outside  of  downtown  Boston,  the  best  locations  for 
banks  in  the  city  tend  to  be  commercial  areas  with  substan- 
tial adjacent  residential  populations. 

A  potential  bank  location  should  have  the  following 
characteristics.  First,  traffic  — whether  by  car  or  by  foot — 
should  be  substantial,  and  the  bank  should  be  able  to  take 
advantage  of  this  traffic  with  convenient  access  and,  if  possi- 
ble, off-street  parking  and  space  for  a  drive-in  window. 

Second,  the  location  should  be  within  a  commercial 
area,  where  night  business  deposits  will  be  generated  and 
other  retail  uses  will  attract  potential  bank  customers.  A 
supermarket  is  often  a  key  companion  business,  because  of 
the  frequency  of  customer  visits. 

Third,  space  must  be  available.  The  average  new 
branch  requires  approximately  3,000  square  feet  of  floor 
area  in  an  existing  building.  New  construction  may  be 
preferable,  however,  if  rehabilitation  costs  will  be  high, 
parking  cannot  be  provided,  or  a  drive-in  facility  is  desirable 
and  not  otherwise  feasible.  At  least  one-half  acre  should  be 
available  to  accommodate  a  free-standing  bank,  with  park- 
ing and  a  drive-in  window. 

All  of  these  prerequisites  are  met  by  Fields  Corner, 
and  as  a  result  there  are  a  substantial  number  of  well- 
established  banks  in  the  business  district. 


Industry  Trends 

The  long-term  outlook  for  branch  banking  in  the 
Boston  area  is  complicated  by  rising  costs  and  technological 
change.  Banks  currently  possess  the  technology  to  handle 
many  transactions  using  "automated  tellers"  and  other  elec- 
tronic equipment.  In  lieu  of  building  new  branches,  such 
equipment  could  be  installed  in  a  free-standing  structure  or 
in  another  business  such  as  a  supermarket.  Current 
Massachusetts  law  considers  any  such  equipment  accepting 
deposits  as  a  branch,  and  therefore  subject  to  the  same 
regulations,  state  reveiws,  and  approvals  as  the  traditional 
branches. 

Fields  Corner  Residents:  Where  The»  Bank 
Fields  Corner 


156% 


Morrissey  Boulevard 


13% 


15% 
Downtown  Boston 


Uphams  Corne 


3% 


Despite  the  advent  ot  electronic  banking,  conven- 
tional branching  is  expected  to  continue;  however  the  process 
will  be  subject  to  increasingly  more  careful  examinations  of 
the  profitability  of  opening  new  offices.  Use  of  automatic 
equipment-in  combination  with  live  tellers-is  likely  to 
become  more  widespread. 

Finally,  the  Federal  Community  Reinvestment  Act 
should  take  on  growing  significance,  encouraging  banks  to 
maintain  and  expand  their  urban  operations. 


Fields  Corner  Trade  Area  Residents 

Banking  Location  by  Selected  Household  and 
Customer  Characteristics 


Fields  Corner  Trade  Area  Residents 

Where  They  Bank 


Banking  Location 

Fields 

Morrissey  Blvd./ 

Corner 

Neponset  Circle 

% 

% 

By  Age  of  Respondent 


18-29 
30-59 
60-1- 


By  Bank 


Name 

First  National  Bank  of  Boston 
Suffolk  Franklin  Savings  Bank 
1st  American  Bank  for  Savings 

Slate  Street  Bank 
Charlestown  Savings  Bank 
Provident  Institution  for  Saving: 
South  Boston  Savings  Bank 


Principal  Locations 

(3%  +  of  Mentions) 

%  of  Mentions 

Fields  Corner 

20 

Fields  Corner 

20 

Morrissey  Blvd. . 
Uphams  Corner 

10 

Fields  Corner 

8 

Fields  Corner 

7 

Morrissey  Blvd. 

5 

Gallivan  Blvd. 

3 

By  Travel  to  Food  Store 


By  Location 


Drives  32 

Doesn't  Drive  45 


By  Food  Store  Location 


Fields  Corner 
Morrissey /Neponset 


Fields  Corner 
Morrissey  Boulevard 
Gallivan  Boulevard 
Downtown  Boston 
Uphams  Cornei 

Source:  City  of  Boston 


%  of  Mentions 


By  Discount  Store  Location 


Fields  Corner 

50 

Morrissey /Neponset 

28 

Other 

27 

By  Length  of  Residence 


Less  than  5  years 
More  than  5  years 


By  Likes  to  Combine  Food  Shopping  with 
Other  Shopping 


Yes 

No 


Source:  City  of  Boston 
28 


IX.  Restaurants 


The  role  of  restaurants  in  America  has  taken  on 
new  importance  over  the  past  decade.  A  recent  Gallup  poll 
estimated  that,  nationally,  one  out  of  three  meals  is  now 
eaten  away  from  home. 

The  Southern  Dorchester  area  already  has  a 
number  of  restaurants  which  appear  to  meet  trade  area 
residents'  needs.  Those  local  restaurants  most  often  named  in 
the  city's  survey  as  residents'  favorites  include,  in  order  of 
frequency,  McDonald's,  Linda  Mae's,  Blinstrub's,  The 
Blarney  Stone,  Nanina's,  Hi-Fi  Pizza,  Sonny's  Adams 
Village,  China  Sky,  and  James  McManus.  These  restaurants 
represent  a  wide  range  of  types  and  styles  of  food;  yet,  it  is 
of  interest  that,  besides  McDonald's,  none  on  the  list  is  a 
chain  restaurant. 

Currently,  Fields  Corner's  fifteen  eating  and  drink- 
ing establishments  represent  approximately  8  percent  of  the 
district's  ground-floor  commercial  space.  Of  the  eight 
primarily  eatings  places,  most  are  sandwich  or  carry-out 
operations  with  only  two,  Nanina's  and  The  Blarney  Stone, 
serving  alcohol.  The  remaining  establishments  are  taverns  or 
bars,  several  of  which  also  serve  food. 

Demand  for  new  restaurants  is  fairly  evenly 
distributed  across  a  broad  range  of  categories.  But  the 
restaurant  types  that  appear  to  have  greatest  potential  for 
development  in  Fields  Corner  include  seafood,  fast  food, 

iMosc  Requested  New  Restaurants 


10% 


Source:  Ciiv  of  Boston 


oriental,  and  family  restaurants.  Family  restaurants  have 
been  particularly  successful  in  the  area,  as  demonstrated  by 
the  strong  local  following  of  such  establishments  as  Linda 
Mae's  (Morrissey  Boulevard)  and  Gerard's  (Adams  Village). 

Market  Factors 

Fields  Corner's  traffic,  employment,  and  population 
characteristics  are  favorable  to  further  development  of 
restaurant  services  in  the  business  district. 

Traffic-Over  25,000  vehicles  a  day  pass  through 


the  business  district  on  its  major  arteries,  Dorchester  Avenue 
and  Adams  Street.  The  MBTA  "Red  Line"  rail  station  at- 
tracts over  4,500  users  a  day,  plus  riders  on  the  four  bus 
routes  serving  the  station. 


Fields  Corner  Residents:  Who  Dine  Out  at  Night  at 
Least  Once  a  Week 


65% 

46% 

26 '?f 

26% 

Major  traffic  generators  in  the  business  district  in- 
clude the  Fields  Corner  shopping  center,  anchored  by  a 
Bradlees  discount  department  store  and  Purity  Supreme 
supermarket,  approximately  100  shops  and  services,  and  such 
public  uses  as  a  Little  City  Hall,  post  office.  Social  Security 
office  and  branch  public  library.  The  "Kit"  Clark  .senior 
citizen  center  draws  400  patrons  and  employees  daily. 

Employment-  In  addition  to  the  100  private 
establishments  within  the  business  district,  the  Fields  Corner 
area  has  fifty-nine  manufacturing  firms.  The  largest  single 
employing  group  is  the  electric  and  electronic  equipment  in- 
dustry, whose  three  local  firms  employ  over  400  workers. 

Population-  The  Fields  Corner  area  is  densely  set- 
tled, with  the  housing  stock  largely  composed  of  two-  and 
three-  family  structures.  In  the  1970  census,  each  census 
tract  in  the  Fields  Corner  area  averaged  between  3  and  3.5 
persons  per  housing  unit,  indicating  a  large  percentage  of 
families  with  children. 

Recent  population  trends  should  also  prove 
favorable  for  restaurant  development.  A  growing  number  of 
younger  families-many  with  two  wage  earners   are  moving 
into  the  trade  area.  They  frequently  follow  older  residents 
who  retire  to  one  of  the  522  new  units  of  elderly  housing  now 
bulit  or  under  construction  in  the  neighborhood. 

Young  households  are  particularly  heavy  consumers 
of  restaurant  services.  According  to  the  city's  survey  of  shop- 
ping patterns,  residents  between  the  ages  of  eighteen  and 
twenty-nine  are  twice  as  likely  as  older  residents  to  eat  at 
least  one  evening  meal  out  each  week. 

29 


Fields  Corner  Trade  Area  Residents 

Who  Dines  Out  At  Night? 
Characteristics  Of  Households 
Dining  Out  At  Night  At  Least  Weekly 


Dines  Out  At  Night 


Less  than  At  least 

once  a  week     once  a  week 


By  An  Adult 
Home  During  Day 


National  Consumer  Preferences  For  Restaurant  Types  By  Age,  1979 


18-49 
Years  of  , 


50  and 
Older 


Adult 
Restaurant 


Family 
Restaurant 


Fast  Food 
Restaurant 


Don't 
Know 


By  Household  Member 
Under  20 


Yes 

No 


By  Respondents'  Age 


18-29 
30-60 
60  + 


By  Years  at  Current  Address 


Less  than  5 
More  than  5 


Source:  City  of  Boston 


Source:  The  Gallup  Organizat 


Fields  Corner  Trade  Area  Residents 

Most  Wanted  New  Restaurants  For 
Fields  Corner 


By  Restaurant  Type 


%  of  Mentions 


Seafood 
Fast  Food 
Adult  (othe 

seafood) 
Oriental 
Family 
Italian 
Steak 


than  specialty  steak, 


By  Restaurant  Name 


%  of  Mentions 


McDonalds 

Burger  King 

By  Income 

York  Steakhouse 

Ground  Round 

Under  JIO.OOO 

74 

26 

Landmark  Inn 

Over  $10,000 

54 

46 

Lilys 

Blinstrubs  Old  Colony 

By  Race 

Valles 

Source:  City  of  Boston 

White 

65 

35 

Non-White 

54 

46 

Fields  Corner  Trade  Area  Residents 

Favorite  Restaurants 


By  Restaurant  Type 


%  of  Mentions 


Fast  Food 

19 

Adult  (other  than  specialty  steak, 

seafood) 

18 

Seafood 

16 

Steak 

14 

Oriental 

13 

Italian 

13 

Family 

12 

Irish  Pub 

4 

Greek, Mid-east  Ethnic 

2 

By  Restaurant  Name 


McDonald's 

Linda  Mae's 

Blinstrub's  Old  Colony 

Hilltop  Steakhouse 

Blarney  Stone 

Anthony's  Pier  4 

No  Name  Restaurant 

Burger  King 

Valle's 

Jimmy's  Harborside 

Dini's 

Augustine's 

The  Hollows 

Venetian  Gardens 

Victoria  Station 

Legal  Seafood 

Howard  Johnson's 

Nanina's 


%  of  Menti( 


Source:  City  of  Boston 


X.  Home  Improvement 
Supplies 


There  are  a  variety  of  home  improvement  supply 
retailers  located  in  Fields  Corner.  These  include  Fields  Cor- 
ner Linoleum,  Rubin  Hardware,  Adams  Appliance,  Fields 
Corner  Glass  and  Bradlees  which  carries  paint  and  hard- 
ware. However,  these  stores  do  not  seem  to  be  capturing  a 
large  share  of  the  home  improvement  supply  sales  generated 
by  trade  area  residents  — perhaps  10  percent  or  less.  The 
heaviest  losses  in  sales  are  to  home  centers  outside  the  city. 

Demographics 

Throughout  the  Fields  Corner  trade  area,  one-, 
two-,  and  three-family  homes  are  being  purchased  by 
younger  "baby  boom"  families  for  whom  do-it-yourself  hous- 
ing rehabilitation  is  a  major  aim  of  homeownership.  These 
new  urban  homeowners  represent  a  lucrative  and  rapidly 
growing  market  which  has  not  yet  been  fully  recognized  by 
home  improvement  retailers. 

In  fact,  a  1978  national  study  by  a  major  market 
research  firm,  Frost  &  Sullivan,  found  that  adapting  to  ur- 
ban markets  represents  "the  greatest  potential  for  expansion 
for  home  center  companies.  We  believe  that  the  home  center 
industry  will  have  to  examine  how  to  adapt  to  these  more  ur- 
banized markets  in  order  to  insure  profitable  growth  in  the 
future."  Although  new  urban  ventures  in  the  home  improve- 


ment field-by  both  established  chains  and  specialized  urban 
marketers-have  begun  to  appear  in  some  US  cities,  little  ac- 
tivity has  been  seen  so  far  in  Boston. 

Housing  Stock  and  Government  Programs 

Most  of  the  area's  housing  is  one-  to  three-family 
and  over  fifty  years  in  age.  A  substantial  number  of  struc- 
tures are  owner-occupied.  Because  of  the  housing's  age  and 
its  frame  construction,  the  need  for  rehabilitation  is  often 
great. 

The  City  of  Boston  has  sponsored  a  number  of  pro- 
grams to  encourage  both  owner-occupant  and  developer 
rehabilitation  of  these  structures.  Among  these  are  the  Hous- 
ing Improvement  Program  (20-50  percent  rebates),  312  (3 
percent  rehabilitation  loans).  Interest  Reduction  (loan  sub- 
sidies) and  Homesteading  (conveyance  and  rehabilitation  of 
citv-owned  properties).  The  Housing  Improvement  Program 
has  handled  2,092  cases  in  Fields  Corner  area,  through  June, 
1980. 

Current  Shopping  Patterns 

Home  supply  outlets  in  Fields  Corner  currently  face 
intense  competition  from  home  centers  outside  the  im- 
mediate area.  The  most  popular  store  among  trade  area 


fields  Corner  Trade  Area  Residents 

Satisfaction  With  Home  Supply 
Availabilty 

Owners  v.  Renters 


Satisfied  With  Availability 
In  Neighborhood 


Owners 
Renters 


By  Annual  Expenditure  Level 


Yes 

No 

% 

% 

64 

36 

51 

49 

Less  Than  $1,000  69 

More  Than  Jl.OOO  59 


Less  Than  $1,000 
More  Than  $1,000 

Source:  City  of  Boston 


Fields  Corner  Trade  .Area  Homeowners 

Sources  Of  Home  Improvement 
Supplies 


By  Location 

%  of  M( 

rntions 

By  Store  Type 

%  of  Mentions 

Suburbs 

37 

Home  Center 

41 

Morrissey  Blvd   Neponset  Circle 

14 

Hardware  Store 

S3 

Fields  Corner 

8 

Discount  Store 

8 

Other  Dorchester  Location 

12 

Private  Contractor 

6 

Other  Boston  Location 

29 

Paint  &  Wallpaper  Store 
Department  Store 
Other 

Source:  City  of  Boston 

5 
5 
2 

By  Store  Name 

Grossman's 

25 

Bradlees 

7 

Hamilton  Hardware 

7 

Dorchester  Hardware 

5 

Kirley   Lumber 

5 

Acme  Lumber 

True  Value  Hardware 

Sears 


residents  is  Grossman's,  according  to  the  city's  survey  of 
shopping  patterns.  Grossman's  has  outlets  outside  Boston  in 
Quincy  and  Braintree.  One-quarter  of  area  residents  named 
one  of  these  stores  as  their  primary  location  for  purchasing 
home  improvement  supplies;  no  other  store  was  named  by 
more  than  7  percent  of  respondents.  Kirley  Lumber,  the 
closest  home  center  to  Fields  Corner,  appears  to  be  outdrawn 
by  Grossman's  by  a  five-to-one  margin. 

A  survey  of  shopping  patterns  in  the  Boston  area's 
home  improvement  market  was  conducted  independently  by 
Lebhar-Friedman  Research.  This  study  found  that  more 
than  half  the  metropolitan  area's  households  travel  more 
than  5  miles  to  purchase  home  improvement  supplies.  This 
statistic  is  consistent  with  the  city's  finding  that  Grossman's  is 
the  most  popular  store  among  trade  area  residents  even 
though  the  nearest  Grossman's  outlet  is  5  miles  away.  Ac- 
cording to  the  Lebhar-Friedman  study,  Boston-area  residents 
rate  prices  and  selection  almost  equal  to  convenience  when 
choosing  a  home  center  at  which  to  shop.  In  fact,  a  conve- 
nient location  is  less  important  to  Boston-area  residents  than 
it  is  to  U.S.  shoppers  generally.  Thus,  a  well-stocked,  well- 
advertised  home  center  like  Grossman's  can  compete  with  ex- 
traordinary effectiveness  in  this  market. 

But  a  home  center  such  as  Grossman's  has  heavy 
space  requirements.  The  stores  themselves  are  generally 
large  — with  up  to  20.000  square  feet  of  selling  area  — and 
need  outside  storage  and  parking.  Such  space  requirements 
may  not  be  easily  met  in  a  compact  neighborhood  center  like 
Fields  Corner. 

In  order  to  attract  more  home  improvement  supply 


customers  to  Fields  Corner  the  existing  specialty  outlets  may 
have  to  be  relied  upon,  through  more  aggressive  joint  pro- 
motion and  advertising  of  their  combined  merchandise.  The 
success  of  a  such  a  policy,  however,  may  hinge  on  filling  any 
serious  product  gaps.  Current  weaknesses  seem  to  be  in  the 
availability  of  lumber  and  building  materials,  wall  coverings, 
nnd  lawn  and  garden  supplies. 


Current  Home  Improvement 
Shopping  Locations 


.Sourcf:  Citv  of  Boston 


Fields  Corner  Trade  Area  Homeowners 

Annual  Home  Improvement 
Exf)enditures  Per  Household 


Distance  Travelled  To  Boston  Area 
Home  Centers 


Why  Shoppers  Choose  To  Shop 
At  A  Particular  Home  Center 


%  of  Responses 


Under  $500 
$500-$l,000 
$1.000-$2,000 
Over  J2.000 


Less  then  1  mile 
1-2  miles 
2-3  miles 
3-4  miles 
4-5  miles 
over  5  miles 


Boston  % 

US  % 

Location 

45 

68 

Price 

37 

25 

Selection 

35 

19 

Specific  Merc 

handise 

15 

11 

Expert  He 

IP 

7 

10 

Source:  City  of  Boston 
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Source:  Lebhar-Freidman  Research 


Source:  Lebhar  Friedman  Research 


U.S.  Home  Center  Customer 
Characteristics 


Type  of  Dwelling 


Age 


Home  Center  Customers 

What  They  Buy  In  A  Typical  Visit 

Boston  %    U.S.  % 


House 
Apartment 
Mobile  Home 


Household  Income 


Under  $10,000 
$10,000  $20,000 
Over  $20,000 


Male 
Female 


83 

Under  25 

16 

25  34 

1 

35-44 

45-54 

Over  54 

High  School  or  less 
Some  C'ollege 
College  Graduate 

Source:  Lebhar  Friedman  Research 


No  Purchase  24  13 

Lumber  13  21 

Paint  Sundries  13  12 

Hardware  11  19 

Housewares  11  12 

Flooring  8  2 

Paneling/ Molding  7  7 

Electricals  7  8 

Plumbing  5  7 

Building  Materials  —  5 

Energy  Products  4  3 

Tools  4  7 

Wall  Coverings  3  4 

Lawn  and  Garden  2  9 

Automoiivcs  2  3 

Doors/ Windows  2  2 

Cabinets/ Vanities  2  1 

Other  5  2 

Source:  Lebhar-Friedman  Research 


Where  Customers  Shop  First  For  Home  Improvement  Supplies,  U  S 


Home 

Dept. 

Discount 

Other  Gen. 

Hardware 

Lumber 

Specialty 

Center 

Store 

Store 

Merch.  Store 

Store 

Yard 

Store 

Total 

% 

% 

% 

% 

% 

% 

% 

% 

24 

- 

3 

- 

2 

68 

3 

100 

14 

1 

5 

25 

54 

_ 

1 

100 

Plumbing/ 
Electrical 


Wall  and 

Floor  Coverings  17 


Lawn  and 
Garden 


Source:  Lebhar-Friedman  Research 


BOSTON  PUBUCUBBARY 

liilllll    llllllllii 
3  9999  06352  170  0 


-# 

^^^ 


# 


DESIGNED   AND    LITHOGRAPHED    BY    THE 
CITY    OF    BOSTON     o^^fe.    PRINTING   SECTION 


/S 


